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Development Services 

1775 – 12th Ave. NW | P.O. Box 1307 

Issaquah, WA 98027 

425-837-3100 

issaquahwa.gov 

 

 
 
 
 
 

NOTICE OF DECISION 
 

ADMINISTRATIVE SITE DEVELOPMENT PERMIT &  
ADMINISTRATIVE ADJUSTMENTS OF STANDARDS 

Cottages at Spiritwood 
 

APPLICATION NO: ASDP13-00007, AAS13-00002 & AAS13-00003 
 

August 19, 2016 
 

 
  

I. Application Information 

Project Name: Cottages at Spiritwood 

Staff Contact: Jennifer R. Woods, Associate Planner 

Development Services Department, 425-837-3086  

jenniferrw@issaquahwa.gov  

Property Owner:  Spiritwood Cottage LLC 

12600 SE 38th St., Ste. 210  

Bellevue, WA 98006 

Authorized Agent: Marathon Development Inc. 

Ted Johnson 

12600 SE 38th St., Ste. 210  

Bellevue, WA 98006 

Request: Applications for:  

1) Administrative Site Development Permit,  

2) Administrative Adjustment of Standards for Landscape and Tree 

Preservation and   

3) Administrative Adjustment of Standards for Setbacks have been 

made by Spiritwood Cottage LLC for the construction of 17-unit senior 

housing development having eight (8) duplexes (total 16 units) and one 

(1) single unit, called “Cottages at Spiritwood.”  Vegetative buffers and 

mailto:jenniferrw@issaquahwa.gov
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building setbacks to the buffers will be required to the adjacent critical 

area east of the property.   

Location: The project site is located on the west side of 228th Ave. SE west of 3607 

and south of 3601 228th Ave. SE.    

Existing Land Use:  Undeveloped 

Adjacent Uses:    

North: Daycare 

South: Nursing Home & Medical Offices 

East: Assisted Living 

West: Senior Housing 

Zoning:  Professional Office (PO) 

Comprehensive Plan: Retail 

Subarea: North Issaquah 

II. Administrative Site Development Permit and  Adjustment of Standards 

Review 

This is a Level 2 Administrative Site Development Permit (ASDP) review. Additionally two Administrative 

Adjustments of Standards (AAS) were submitted with the ASDP; one for Landscape and Tree 

Preservation as allowed by the Standards, AAS13-00002, and another for Setbacks, AAS16-00003.  Both 

AAS’s are reviewed through a Level 2 process concurrently with the ASDP.  Procedures and public notice 

were provided as required for the ASDP and AAS’s as noted below.  There were no public comments 

received for any of the applications.   

 Determination of Complete Application:  May 14, 2013 

 Public Notice to Property Owners:  June 11, 2013 

 Notice of SEPA Determination issued:  September 25, 2013 (21-day comment/appeal period 

begins) 

 Final Determination for SEPA:   October 16, 2013 (comment and appeal period ends for SEPA)  

 SEPA Addendum Issued:  July 21, 2016 

III. SEPA Environmental Review 

An Environmental Checklist and compliance with the WA State Environmental Policy Act is required 

prior to approval of the Site Development Permit.  The City of Issaquah is the lead agency for SEPA 

review of the project. Based on the proposed multi-family development, the Applicant is required to 

provide bicycle and pedestrian mitigation fees, as well as impact fees and general services fees.   

The City issued the Mitigated Determination of Non-Significance (MDNS; See Attachment 3, SEPA 

Mitigated Determination of Nonsignificance and Addendum) on September 25, 2013. The 21-day public 
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comment and appeal period ran from September 25 to October 16, 2013 to June 29, 2016, No public 

comments were received.   An addendum to the MDNS was issued on July 21, 2016. 

Condition 1:   The west boundary of the subject site is adjacent to existing residences in the Providence 

Point retirement community.  To mitigate for visual impacts and to address compatibility between the 

adjacent land uses, the applicant shall landscape the 20-foot rear yard building setback with dense, 

sight-obscuring landscaping.   

Condition 2:  A planting plan for the stream buffer enhancement area shall be submitted by the 

applicant and approved by the City prior to issuance of construction permits.  The following measures 

shall apply to the stream buffer enhancement plan: 

• Plant species shall be native (no cultivars), and appropriate for stream buffers and site 

conditions. 

• The enhancement plan shall meet standards of the King County Critical Areas Mitigation 

Guidelines for the planting density and performance standards. 

• The applicant shall provide an as-built plan of the stream buffer enhancement and the 

consulting biologist shall verify in writing that the planting has been installed per plan. 

• A 5-year monitoring/maintenance period is required.  The applicant shall provide a bond 

amount equal to 50% of the cost of plants and the 5-year monitoring/maintenance cost. 

• Landscaped areas adjacent to the stream buffer shall also be planted with native plant species.  

Condition 3:  The proposed senior housing would have a direct relationship and services provided at the 

existing Spiritwood Assisted Living Facility.  The applicant shall provide a safe walking route for senior 

residents to access the Spiritwood Assisted Living Facility.    

Condition 4:  The applicant should mitigate for potential impacts on public services with a voluntary 

contribution for the General Government Buildings and Police Mitigation Fees.  Applicant objections to 

the voluntary payment should be made during the SEPA comment period.  The mitigation fee is to be 

paid prior to issuance of building permits and the actual fee amount is determined at that time. 

Condition 5:  The trail alignment and construction shall not impact existing trees and construction 

methods shall minimize clearing of shrubs and understory plants.  Disturbed areas resulting from 

construction shall be restored with native plants.  

Condition 6:   The stream crossing requires a Hydraulic Project Approval (HPA) from the Washington 

Department of Fish and Wildlife (WDFW).  The applicant shall provide a copy of the HPA prior to issuing 

construction permits.  

Condition 7:  Construction details of the stream crossing shall meet standards in IMC18.10.775.A.  The 

construction details will be reviewed with construction permits. 

IV. Findings of Fact 

Project Overview (See Attachment 2, Plans, Elevations and Renderings)   
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The applicant proposes the construction of eight (8) duplex cottages (16 units total) and one (1) single 

cottage for a total of 17 units to be placed on an existing lot zoned “PO” (Professional Office). Each unit 

is a single-story.  Vehicular access to the proposed units will be from a 20 to 24–foot wide private access 

and utility easement.  There are 17 parking stalls proposed in single car garages attached to each unit.  

Each unit faces the internal private driveway that is meant to serve pedestrian and vehicular traffic.  

There is a natural path loop proposed around the rear of the cottages as well as a boardwalk connection 

from the property to the main Spiritwood building to the east. 

Existing Conditions 

The lot size is 80,222 square feet (1.84 acres) and is currently vacant.  The lot is heavily treed and is 

contains a critical area that has been determined to be a Class 3 intermittent stream.  The site has legal 

access from a 24 to 30-foot wide access easement through 228th Ave. SE via 3607 and 3601 228th Ave. 

SE. 

V. Applicable Land Use Standards 

The purpose of the ASDP is to obtain planning level approval with the confidence that the project meets 

the standards in Issaquah Municipal Code (IMC) Title 18 Land Use Code prior to the preparation of 

detailed infrastructure, building, and/or engineering or architectural drawings. The proposal must also 

meet the vision of the Comprehensive Plan for this area.  The purpose of an AAS is to provide the 

flexibility to modify standards in all zoning districts at the administrative level for which approval must 

be based on a determination that the adjustment is consistent with the purpose and intent of this Code 

and of the development standards.  The Development Services Department is the Decision Maker for 

the ASDP and AAS.   As the specific development applications are made, additional conditions may be 

applied through subsequent permits to ensure compliance with the Issaquah Municipal Code. 

1. Consistency with the Comprehensive Plan 

The project site is in the Providence Point Subarea.  The Comprehensive Plan describes the vision for 

this area below: 

Comprehensive Plan, Volume 2, Land Use Element Background Report, 2. Subareas of the City, 

2.14 Providence Point / Hans Jensen 

…The eastern edge of the subarea, lies primarily on the Sammamish Plateau and is zoned Single 

Family – Small Lot (7.26 du/acre).  It contains the Providence Point multifamily housing 

development with a small area of commercial development on 228th Avenue SE.  Future new 

development within this area will be limited to infill of the portion of Providence Point 

Development that is south of SE 43rd Way, and along the west side of 228th Avenue SE north of 

Providence Point…. 

Staff Analysis:   

This proposal is considered part of the infill portion of the Providence Point Development and is 

complementary to the existing land uses in the immediate area.  The proposal is consistent with the 

Comprehensive Plan at this phase of review. 
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2. Compliance with the Development and Design Standards (IMC Title 18) 

A. Zoning District (IMC 18.06)  

The review of this project for compliance with the Land Use Code will be based on its 

designation of the property in Professional Office (PO) zoning.   This project is subject to 

standards found in IMC 18.06.110.A. 

IMC 18.06.110. Commercial. 

A. Professional Office – PO: The purpose of this district is to establish and preserve areas 

for professional service related offices. Permitted uses include professional and 

personal services such as medical outpatient, financial, and government offices. 

Multifamily residential is permitted in this district to promote proximity of jobs to 

housing and to provide the opportunity for mixed use development. Pedestrian linkage 

of nonoffice uses to office sites is encouraged to decrease traffic impacts to the district. 

In addition to the objectives stated in the Purpose and Intent section of this chapter, the 

following objectives also apply to this district: 

1. Permit retail commercial activity as governed by the Table of Permitted Land Uses; 

2. Buffer residential neighborhoods from the professional office district; 

3. Locate professional service related offices in areas presently receiving a full range of 

urban services; 

4. Provide opportunities for multifamily housing; 

5. Provide for the establishment of a multi-use, nonmotorized transportation corridor 

subject to design standards; 

6. Provide centralized parking or transit/commuter areas; 

7. Provide usable open space and design amenities for district employees and users; 

and 

8. Provide incentives to develop multifamily use as an accessory use to ground level 

office or commercial use. 

Staff Analysis:   

Multifamily residential is permitted in the PO zone.  The project complies with zoning. 

B. General Standards 

The development standards that are reviewed for compliance with the project are based on the 

district standards found in IMC 18.07.360 District Standards Table based on its designation of PO 

zoning. 

Staff Analysis: 

The development proposal meets the district standards of the PO zone as shown in the table 

below.  There are no maximum density standards, which are limited to other development 

standards such as impervious surface, height and setbacks, or minimum lot size required for 

properties in the PO zone.  The minimum lot width is not applicable.  The project complies with 

the district standards, except where the applicant has requested an AAS for setbacks for the 
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north side yard setback. Refer to AAS13-00003 Administrative Adjustment of Standards for 

Setbacks below for more information. 

PO Standards Allowed Proposed Complies? 

Setbacks: Front  
Side (N)* 
Side (S)  
Rear 

30’ 
20’ 
20’ 
25’ 

100’ 
6’ 
20’ 
25’ 

Y 
* 
Y 
Y 

Impervious Surface 65% 47% Y 

Pervious Surface 35% 53% Y 

Base Building Height 40’ 27’ Y 

*The applicant has requested an AAS for setbacks. 

C. Nonmotorized Facilities (IMC 18.07.080) 

The project is required to provide nonmotorized facilities in accordance with IMC 18.07.080 

Nonmotorized facilities.   

IMC 18.07.080 

B. Requirements.  All new multifamily residential and nonresidential developments are 

required to provide nonmotorized facilities in accordance with IMC 18.07.080 B. These 

developments shall provide connections of required facilities with any existing public 

nonmotorized facility and/or provide a stub for future connection to any proposed 

public facility as documented in the Issaquah Comprehensive Plan. 

1. Pedestrian Facilities: 

a. Sidewalks: Any required sidewalks in public rights-of-way shall be provided 
consistent with the adopted and/or amended Issaquah Standards and 
Specifications: Streets and Related Work. 

b. Walkways: Barrier-free walkways providing the most direct route through a 

development shall be provided between public entrances and the nearest public 

sidewalk, trail, or shared use corridor.  

(1) Walkway Connection Frequency: One walkway from a nonresidential or 

multifamily building to a public sidewalk is required in all instances with at 

least one (1) additional walkway required to the public sidewalk for each 

two hundred fifty (250) feet of street frontage.  

(2) Multiple Building Walkway Systems  

(3) Large Building Walkway Systems 

(4) Size: All walkways must be at least five (5) feet wide, excluding vehicular 

overhang, displays, and storage.  

(5) Materials: All walkways must be composed of materials that are 

permanent and visually distinctive from parking lot paving.  Said materials 

shall also be consistent with ADA access.  

(6) Safety: All walkways must be physically separated from vehicular area by 

grade, landscaping strips, berms, barriers, curbs or similar means, provided 

in a manner that retains pedestrian visibility.  
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(7) Lighting: See IMC 18.07.107, Outdoor lighting, for minimum lighting 

requirements.  

(8) Transit Access: A walkway connection to the public sidewalk must be made 

within one hundred fifty (150) feet of an adjacent bus stop. 

Staff Analysis: 

There are no public improvements, including sidewalks required for this project.  The boardwalk 

connection from the site to the walkway behind the main Spiritwood building provides access 

into the building, which has direct access to the public sidewalk on 228th Ave. SE from the main 

entrance; however, there is no public sidewalk connection south or north of that property.   

Multiple and large building walkway systems are not applicable to this project.  The project 

complies with the barrier free standards and will be further reviewed for compliance in the 

building permit.  See also Condition 8 below and Condition 3 (condition for walkway to main 

Spirtwood) in Section III SEPA Environmental Review above.    

The boardwalk has been conditioned to be at least five (5) feet wide and connect to pedestrian 

facilities (refer to Condition 9 below) and provide a ramp with tactile warning strips or other 

similar surface where it connects to curbs.  All walkways, including the boardwalk, shall navigate 

the change in grade where they cross rockeries, so that there is not an uneven path (bump) or 

excessive slope in the walkway (refer to Condition 8 below).  The boardwalk is separated from 

the vehicular surface, though the driveway may be shared by pedestrians and vehicles and is 

proposed to provide access from the units to the boardwalk.  Its design is narrow to reduce 

vehicle speeds, landscaped around the edges and concrete (instead of asphalt) in order to 

maintain pedestrian-friendliness.  There is no parking allowed on the driveway to maintain 

visibility (refer to Condition 10 below).  Additionally, fall protection is required where there are 

grade drops adjacent to pedestrian areas (Condition 12 below).  There is also a condition that 

the project meets the lighting standards as there were no lighting plans or photometrics 

provided with the land use permit (refer to Condition 11 below).  There are no transit stops near 

this development.  

Condition 8:  Any pedestrian walkway, including the boardwalk, terminating at a curb shall 

provide a ramp with tactile warning strips or other similar surface.  Walkways shall also navigate 

the change in grade where they cross rockeries, so that there is not an uneven path (bump) or 

excessive slope in the walkway. 

Condition 9:  The boardwalk must be at least five (5) feet wide, excluding vehicular overhang, 

displays, handrails if necessary, and storage.  The boardwalk must also connect to pedestrian 

facilities, such as the shared surface driveway on-site and a sidewalk on the adjacent property to 

the east (3607 228th Ave. SE). 

Condition 10:  The driveway shall be signed “No Parking – Fire Lane.”  Sign locations shall be 

noted and reviewed with the site work permit.  Do not paint curbs red, without City approval.  
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Condition 11:  The applicant shall submit a lighting plan and site photometric measurements 

with the site work permit and landscape plans. The lighting plan shall comply with the 

requirements in IMC 18.07.107, Outdoor Lighting. The lighting plan shall include: 

 identification of specific lighting areas as required by the IMC; 

 lighting type, including product specification sheets or representative photos of lighting 

fixtures proposed; 

 lighting photometrics for the entire site; 

 location, spacing and height of light fixtures in relation to trees, walkways and parking areas; 

and provisions to minimize glare and light spillover onto nearby properties. 

Condition 12:  Fall protection for pedestrians is required for drops in elevation in excess of two 

and one-half (2 ½) feet within three (3) feet of pedestrian areas. 

D. Senior Housing Standards (IMC 18.07.390) 

There are standards specifically for senior housing as required by IMC 18.07.390.  The purpose 

of these standards is to regulate the bulk and height of buildings and the circulation and parking 

pattern within the development in order to obtain adequate light, air, privacy, and usable open 

space for recreation and landscaped amenities, as well as provide a well-designed and safe 

environment for seniors.  This type of development receives parking credits if all approval 

criteria are met. 

18.07.390 Senior housing standards. 

C. Approval Criteria:  The following criteria shall be required for all senior housing 

development proposals: 

1. Barrier-Free Standards: Every unit within the project must be designed and built in 

conformance with the Uniform Building Code (UBC); the State Barrier-Free Design 

regulations, as amended; the Americans with Disabilities Act of 1990, as amended 

(ADA); and the current state and City regulations.  

2. Community Space Requirements: All senior housing developments of five (5) units 

or more shall provide the required community space both indoors and outdoors for 

persons who, in some cases, may be restricted to the immediate vicinity of the 

development.  

a. Indoor Space Requirements: Indoor community space shall provide a minimum 

of forty-eight (48) square feet per unit, in a contiguous area no smaller than 

two-hundred (200) square feet to include: 

(1) Seating and table space for a minimum of thirty (30) percent of the total 

number of units provided (for example, six (6) units would provide 

seating/table space for two (2) units or four (4) persons);  

(2) Kitchen facilities, including at minimum a sink, cabinet and counter space; 
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(3) A bulletin board no smaller than two (2) feet by three (3) feet. The bulletin 

board shall be placed in an area accessible to the residents for notice 

posting purposes; 

(4) Access and use consistent with Barrier-Free Standards. 

b. Outdoor Space Requirements: The provision for outdoor community space 

provides that usable open space for senior housing is provided to the residents. 

Area used for outdoor community space shall be calculated as part of the 

impervious surface for the proposal, and not considered an additional 

requirement. The hard-scape material shall be considered as impervious 

surface, in addition to any other areas of the outdoor space which is impervious. 

Outdoor community space shall provide a minimum of forty-eight (48) square 

feet per unit, in a contiguous area no smaller than two hundred (200) square 

feet: 

(1) Seating space for a minimum of thirty (30) percent of the total number of 

units provided (for example, six (6) units would provide seating/table space 

for two (2) units or four (4) persons); 

(2) Landscaping integrated with the seating and table area. Not less than thirty 

(30) percent of the outdoor community space shall be landscaped with plant 

materials, while the remaining seventy (70) percent can be hard-scape 

materials which are barrier-free such as pavers, textured concrete, and 

brick; 

(3) Access consistent with Barrier-Free Standards. 

3. Density Bonus Provisions: In those zoning districts where senior housing 

developments are permitted (Table of Permitted Land Uses, IMC 18.06.130), the 

density bonus provision may be used to increase the density above the base density 

allowed in the zoning district by one-third (1/3) unit for every unit up to nine 

hundred fifty (950) square feet, and by two-thirds (2/3) unit for every unit up to 

seven hundred (700) square feet (See Table 18.07.390 – Senior Housing Standards). 

For example, a site with six (6) nine hundred (900) square foot units allowed by 

zoning would be permitted to have two (2) extra units (one-third (1/3) unit for each 

of the six (6) units) for a total of eight (8) units on the site; provided the following 

approval criteria are met:  

a. Occupancy: The entire project must be reserved for senior occupancy; and 

b. Size: Both the proposed unit and the resultant additional unit each have no 

more than nine hundred fifty (950) square feet of gross floor area per dwelling 

unit, excluding decks and storage/shed areas.  

4. Covenant Required: The occupancy requirements for the individual senior housing 

units and the entire project, where density bonus provisions are used, are to be 

guaranteed by an acceptable covenant or land use agreement between the owner 

and the City. The covenant or land use agreement shall remain in effect for the life 

of the structure. If the use of the property should change to a use other than senior 

housing, the property shall revert to its underlying zoning and density restrictions; 
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parking requirements and any existing structure shall be brought into conformance 

to the underlying zoning. 

5. Occupancy: Occupancy of senior housing units is restricted to persons fifty-five (55) 

years of age or older with the following exceptions: 

a. A spouse under fifty-five (55) years of age married to one over fifty-five (55) 

years of age. 

b. A child over eighteen (18) years of age residing with at least one (1) parent or 

grandparent over fifty-five (55) years of age. 

c. Adults under fifty-five (55) years of age if their presence is required to assist an 

occupant over fifty-five (55) years of age. 

d. Adults of any age who are related to, or on the basis of friendship desire to live 

with, an occupant who is fifty-five (55) years or older. 

6. Parking: Parking requirements for senior housing established in the Senior Housing 

Standards (Table 18.07.390). 

7. Access and Circulation:  

a. Motorized: Vehicular access shall be provided such that it does not negatively 

impact adjacent land uses. Internal circulation shall also be provided, such that 

it does not interfere with pedestrian access or internal circulation; 

b. Nonmotorized: Pedestrian walkways shall be provided within a project and as 

linkages to adjacent projects. 

8. Building Modulation: Building modulation is intended to break up the overall bulk 

and mass of the exterior of a multifamily building, including townhouses. 

Modulation should also add character to the overall building exterior as well as to 

individual units.  

a. Building facade modulation should occur at every twenty-five (25) feet of wall 

length. The modulation can take the form of decks, balconies, indentations, 

extrusions and other various forms; and  

b. Minimum modulation depth shall be approximately three (3) feet; and 

c. Minimum modulation width shall be approximately eight (8) feet. 

9. Roofline Variation: Roof line variation is intended to break up the overall bulk and 

mass of a multifamily building and to provide a visual relief as viewed against the 

skyline. Roof line variation shall occur on all multifamily structures with roof lines 

which exceed fifty (50) feet in length. Roof line variation shall be achieved using one 

(1) or more of the following methods: 

a. Vertical off-set ridge line; 

b. Horizontal off-set ridge line; 

c. Variations of roof pitch; or 

d. Any other technique approved by the Planning Director/Manager which 

achieves the intent of this section. 

10. Screening: 

a. Parking Area: The parking area shall be screened to visually buffer areas within 

the project complex and adjacent properties; 
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b. Structures: Screening of structures from adjacent properties shall be provided, 

such as landscaping, fences, berms or other similar materials and/or designs. 

Staff Analysis: 

This proposal meets the purpose of these senior housing standards.  Refer to staff’s analysis 

regarding barrier-free standards in Section under C. Nonmotorized Facilities above for more 

information about compliance with barrier-free standards. 

Indoor community space meets more than the minimum requirement of 48 square feet for each 

of the 17 units totaling 816 square feet for the entire project, which includes the full kitchen and 

dining room in each unit.  Outdoor space at the same ratio is required for indoor space and is 

being provided as a passive recreational area, including a trail and boardwalk around the units in 

addition to individual front and rear patio space for each unit.  Furthermore, indoor and outdoor 

community space is provided at the main Spiritwood building, including the bulletin board to 

which these residents will also have access.  A minimum of 30% of the outdoor area is proposed 

to be in landscaping and 70% of it may be hardscape materials.   The provisions for Density 

Bonus are not applicable. 

In order to ensure the occupancy and covenant requirements are complied with after land use 

approval, these requirements are a Condition of Approval (refer to Condition 13 below).  Each of 

the parking stalls are located in garages attached to each unit and meet the size requirements.  

The proposal complies with the parking requirements for senior housing as represented in the 

table below.  Bicycle parking is required and is a Condition of Approval (refer to Condition 14 

below). 

Size of Senior Unit* Parking Requirement Parking Proposed 

701 to 950 sq. ft. 10 17 

*The total square footage of the units does not include unoccupied 

space, such as the garage. 

Motorized access, as proposed, does not negatively impact adjacent land uses and internal 

circulation to the housing units is provide.  There is a recorded 24 to 30-foot wide easement for 

access and utilities to this lot through two separate lots.  The driveway is 20 feet wide; however, 

where there is a parking stall from the garage backing onto the drive aisle, it is 24 wide.  There is 

no parking allowed on the driveway (refer to Condition 10 mentioned in Section C. 

Nonmotorized Facilities above regarding parking restrictions on the internal driveway).  There is 

also a condition requiring that vertical drops adjacent to vehicular facilities are fitted with 

guardrails as applicable (refer to Condition 15 below).  Additionally, there is a condition that 

maintains appurtenances, such as lighting and street trees, are located outside of the clear zone 

required for emergency access (Condition 16 below).   Refer the staff analysis mentioned in 

Section C. Nonmotorized Facilities above regarding nonmotorized facilities and Conditions 8, 9, 

10, 11 and 12 mentioned above. 
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Building modulation meets the required modulation frequency, width and depth.  Roof line 

variation has been provided as required.  All parking is provided inside garages and no additional 

screening for parking areas is required. 

The proposal complies with the Senior Housing Standards, with conditions, at this phase of 

review. 

Condition 13:  A covenant or land use agreement is required prior to the Certificate of 

Occupancy for any building. It shall remain in effect for the life of the structures. It shall stipulate 

that if the use of the property should change to a use other than senior housing, the property 

shall revert to its underlying zoning and density restrictions; parking requirements and any 

existing structure shall be brought into conformance to the underlying zoning.  The covenant or 

land use agreement shall restrict the occupancy of senior housing units to persons 55 years of 

age or older with the following exceptions: 

• A spouse under 55 years of age married to one over 55 years of age. 

• A child over 18 years of age residing with at least one (1) parent or grandparent over 55 

years of age. 

• Adults under 55 years of age if their presence is required to assist an occupant over 55 years 

of age. 

• Adults of any age who are related to, or on the basis of friendship desire to live with, an 

occupant who is 55 years or older. 

Condition 14:  Two (2) bicycle stalls are required to be located in a publically visible location.   

Condition 15:  A guardrail or other barrier for vehicles is required for drops in excess of six (6) 

feet in proximity to vehicular surfaces.   

Condition 16:  Light fixtures locations, the mature canopy size of street trees and clearance 

dimensions from emergency access shall be shown on the site work permit and the landscape 

plans. Lighting and landscape shall be located outside the clear zone for emergency vehicles.  

The height of the light pole and fixture shall be 14 feet in height if within the emergency vehicle 

clear zone to maintain clearance from emergency vehicles.  Light fixture product specifications 

must be provided with the landscape plan submittal and all light fixtures shall be of a high 

quality material. 

Condition 17:  Mailbox locations shall be approved by USPS and shall be shown on the site work 

permit. 

E. Landscape and Tree Preservation (IMC 18.12) 

The landscape plan will need to meet the requirements of the City’s Landscape Code, IMC 18.12. 

Some of these requirements include an evaluation of the worthiness to preserve existing trees and 

other landscaping on site; a soil analysis and evaluation of the practical use of the existing soil; a 

water budget analysis and irrigation system design. 
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The landscaping should complement the views and focal points of the building and site and internal 

driveway to which the buildings orient should be enhanced with landscape areas to produce a 

pedestrian-friendly shared vehicular pedestrian shared surface.  Landscaping in the setbacks, in 

between buildings, along blank walls, screening utility appurtenances and in common areas is also 

required. 

IMC 18.12.1370 requires multi-family development to provide (4) significant trees for every 5,000 

square feet of lot area and IMC 18.12.1285 prescribes the Tree Retention requirements for a multi-

family development at 25% of the total caliper of significant trees in the developable site area.   

The applicant has requested a modification to the tree retention requirements.  Refer to AAS13-

00002 for the adjustment for modification of tree retention requirements below.   

Staff Analysis: 

A preliminary landscape plan has been provided with the ASDP (refer to Sheets L-1.0 and L-1.1 in 

Attachment 2).   The applicant is required to provide trees 41 trees within the developable site area 

(not inclusive of critical areas or buffers), including those retained, and has proposed 50 trees.  The 

proposal complies with the landscape requirements, with conditions, at this phase of review.  

Additional conditions associated with AAS13-00002 for the adjustment for modification of tree 

retention requirements are located below. 

Also refer to Condition 1 in Section III SEPA Environmental Review above. 

Condition 18:  Ground mounted mechanical and electrical utility boxes shall be screened in 

accordance with the requirements of IMC 18.12.130.D and shall be shown on the site work permit. 

While not shown in the preliminary plans, all mechanical equipment shall be screened as required 

by the code.  Mechanical equipment may be required to be and requires a Type 1 landscaping a 

minimum of five (5) feet wide.  Access doors for large utility boxes shall not face high traffic 

pedestrian areas and public right-of-way. Ground- mounted mechanical and electrical utility boxes 

should be clustered together to the extent possible and screened with a fence and/or Type 1 

landscape screening.    Mechanical and electrical utility boxes should be located as far back from 

pedestrian paths and provided with adequate space for landscape screening.   Final locations, sizes 

and types of mechanical and electrical utility boxes shall be shown graphically - with adequate 

notation regarding their heights, sizes and materials - on the site work permit and landscape plans. 

Approval of site work permit and landscape plans will be contingent on meeting the requirements of 

IMC 18.12.130.D. 

Condition 19:  A landscape permit or landscape plans as part of the site work permit is required to 

be submitted prior to or concurrent with the building permit associated with the project. The 

landscape permit or plans shall demonstrate how the proposed landscape design, planting areas, 

plant types and site improvements meet the minimum standards established in IMC 18.12. The 

plans shall be drawn to scale and contain the information identified in IMC 18.12.050.B, Content at a 

minimum and comply with the submittal requirements in IMC 18.12.050.A. 

Condition 20:  Ground covers, shrubs and trees shall be sized and spaced as required by IMC 

18.12.140.G.  For instance the groundcover detail shown in the proposal is incorrect and should 
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have plant spacing of 12 or at 18 inches on center, as applicable.  Additionally, the shrub detail 

should have a planting hole three (3) times the diameter the of the root ball. 

Condition 21:  The landscape plans shall tabulate the number of retained trees, the number of new 

trees and the total number of trees proposed as part of the development outside the Native Growth 

Protection Easement (NGPE) and its buffers (retained plus new).  The developable site area is 50,759 

square feet (80,222 square feet for entire lot less 29,463 square feet of NGPE equals 50,759 square 

feet) and at least 41 trees are required to meet the minimum tree density (4 trees per 5,000 square 

feet of developable site area). 

Condition 22:  Landscaping along the driveway shall include trees to enhance the streetscape as the 

driveway is shared between cars and pedestrians.  Trees should be evergreen, since most of the new 

trees in the interior of the development are deciduous.  Based on the ultimate size available for 

plantings in between the duplexes and the mature dripline width and spread of the following trees, 

possible options include:   Arizona cypress, dwarf Alberta spruce, skyrocket juniper, golden Japanese 

cedar, weeping giant redwood or Irish yew.  The dripline of any proposed tree shall not exceed the 

ground space available.  Street trees shall be located in between buildings where street lights are 

not proposed and shall be setback enough to maintain the emergency vehicle clear zone.  Trees 

along the driveway shall also maintain vehicle sightlines. 

Condition 23:  Tree Preservation - No trees are to be damaged or removed, except as shown on 

approved plans and as approved by AAS13-00002 as noted in Condition 37. 

Condition 24:  Approved tree protection measures must be in place prior to any other construction 

or demolition activities. They may be installed in conjunction with limits of clearing and grading 

delineation.  The protection measures shall be delineated on the site work permit. 

Condition 25:  The limits of clearing and grading shall be reviewed with the site work permit.  Limits 

shall not encroach in to the dripline of any tree proposed for retention, including trees located off 

site. 

F. Design Standards (IMC 18.07 Appendix 2 Design Criteria Checklist) 

The design standards that govern the project site are in Appendix 2 of IMC 18.07, Design Guidelines.  

Staff Analysis: 

Refer to Attachment 1 for review of the Design Criteria Checklist.  The project complies with the 

requirements, with the following condition, at this phase of project review. 

Condition 26:  No signs are approved with this land use permit.  Signs shall be permitted separately 

according to IMC 18.11. 

G. Other City Requirements 

Building 

Condition 27: The 2015 building codes went into effect  on July 1, 2016.  
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Condition 28: Exterior side property line walls shall be one-hour fire-resistance rated and have 

opening protection. The minimum side set back between buildings is six (6) feet. The minimum 

setback to an assumed property line for window openings and walls is three (3) feet. The exterior 

walls between the buildings must be one-hour rated assembly. Please indicate the dimensions 

between buildings on the site plan sheets. If the dimensions between buildings are less than six (6) 

feet then window openings are not allowed. 

Condition 29: A foundation soils report by a licensed WA state geotechnical engineer will be 

required at the time of building permit submittal. 

Condition 30: For the purposes of determining the required wall and opening protection and roof-

covering requirements, buildings on the same lot shall be assumed to have an imaginary line 

between them.   Where a new building is to be erected on the same lot as an existing building, the 

location of the assumed imaginary line with relation to the existing building shall be such that the 

exterior wall and opening protection of the proposed buildings. 

Surface Water System 

Condition 31:  Surface water and water quality design are required to follow the applicable 2009 

King County Surface Water Design Manual, and 2011 City of Issaquah Addendum to the manual. 

Condition 32:  The ownership and maintenance of the stormwater structure shall be private.  The 

City shall review both proposed and recorded language of the maintenance agreement or covenant 

of said structure to ensure clarity of maintenance responsibility and access to the structure prior to 

Certificate of Occupancy for any building. 

Utility Improvements (Water and Sewer) 

Condition 33:  Sammamish Plateau Water and Sewer District has purview over permitting water and 

sewer systems in this area.  The applicant is required to obtain a permit from that entity as well as 

pass final inspection prior to granting of Certificate of Occupancy for any building. 

Emergency Services 

See also Conditions 10 in Section C. Nonmotorized Facilities and Condition 16 in Section D. Senior 

Housing Standards above for additional conditions related to emergency access. 

Condition 34:  Address/Monument sign required to show address of new building. Sign shall be 

posted at 228th and driveway intersection. 

Condition 35:  One and two family dwelling structures that exceed 5,000 sq. ft. (this number 

includes the garage) shall have fire sprinklers installed per NFPA 13-D as per city ordinance. Submit 

for a Fire permit. 

Condition 36:  Fire flow shall be provided to Eastside Fire & Rescue for approval. If structure exceeds 

3,600 square feet (including garage) fire flow shall be 1,750 gallons per minute (GPM). If under 3,600 

square feet 1,000 GPM is required. 

Transportation Concurrency Management  

Refer to Attachment 5 for the Transportation Concurrency Certificate. 
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Permitting 

Condition 37:  The site work permit, including landscaping shall be issued with or prior to the 

issuance of any building permit.  The Certificate of Occupancy for the last building shall not be 

granted without a passed final inspection for the site work permit, including landscape and 

associated bonding. 

VI. AAS13-00002 Administrative Adjustment of Standards (AAS) for Landscape 

and Tree Preservation   

IMC Chapter 18.12.1385.A (noted below) allows a modification to standards for tree preservation if the 

proposal meets the approval criteria for an AAS.  The Development Services Department is the Decision 

Maker for the AAS request.   

The review of the AAS is subject to the following Approval Criteria: 

18.12.1385 Tree retention requirements. 

A. Modification to Tree Retention Requirements: A reduction of up to fifty (50) percent of the tree 

retention requirements of all development may be approved by the Planning Director/Manager 

through a Level 2 Review process, or a Level 1 Review process for individual single family 

projects, provided the following criteria are met: 

1. The modification is consistent with the purpose and intent of this chapter, Chapter 18.12 

IMC, Landscaping and Tree Preservation; and 

2. The modification incorporates the retention of a grouping(s) of smaller trees that make up 

the equivalent diameter inches and retains other natural vegetation occurring in association 

with the smaller tree grouping(s); and 

3. The modification is necessary because the size, shape, topography, or location of the subject 

property may jeopardize the reasonable use of the property and reasonable alternatives do 

not exist; and 

4. The modification is necessary because the required ingress/egress, existing and proposed 

utility locations, trails, storm drainage improvements or similar constraints may jeopardize 

the reasonable use of the property and reasonable alternatives do not exist; and 

5. The modification is necessary to provide solar access to a building that incorporates active 

solar devices. Windows are solar devices only when they are south-facing and include 

special storage elements to distribute heat energy. 

Staff Analysis: 

The code requires 25% of the overall caliper inches or trees within the developable site area to be 

retained as part of the development.  Staff has review the tree retention plans (Sheet 2 of 12 in 

Attachment 2) and has added the following trees for removal due to the size of the dripline and 

proximity of the trees to the proposed rockery: 

1. T-45 (8 inch cedar) 

2. T-51A (6 inch Douglas fir) 

3. T-52 (48 inch Douglas fir) 
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4. T-56 (12 inch cedar) 

5. T-58 (18 inch Douglas fir)  

With the above additional trees removed, the modification proposes to provide 51% of the required 

tree retention (as shown in the table below) and is consistent with the purpose and intent of this 

chapter.   The site is heavily treed and contains a square foot critical area that does not count towards 

the tree retention required.  The property is proposed to be developed at 47% impervious surface, 

leaving 53% of pervious surface.  Of the 53% pervious surface proposed, almost 37% of the site contains 

a critical area and its buffer that will remain vegetated and protected.  Additionally, the remainder of 

the pervious area is proposed for tree retention and/or additional landscape, including new 

groundcover, shrubs and trees. The modification is consistent with the other provisions required to 

provide reasonable use of the property. 

 

Tree Retention 
Requirement (%) 

Retention Allowed 
with Modification (%) 

Tree Retention 
Proposed (%) 

Number of Trees Retained 
and New Proposed 

25% 12.5% 12.86% 56 

There is a total of 2,847 total caliper inches within the developable site area.  For residential sites, the 

minimum retention rate is twenty-five percent (25%), which is 712 caliper inches.  The project would 

require the additional removal of trees and 366 caliper inches are proposed for retention based on the 

proposed development plans for a retention rate of 12.86%.  

The applicant is proposing to plant 30 trees onsite in addition to retaining 20 trees for a total of 50 trees, 

while only 41 are required to be either retained and/or newly planted onsite to meet the minimum tree 

density (4 trees per 5,000 square feet of developable site area).  A mix of deciduous and evergreen trees 

is proposed.  Many of the replacement trees proposed are similar to trees that currently exist on the 

site.  Root barriers are necessary where the dripline of new, mature trees will extend beyond paved 

surfaces.  Additional trees are required to be planted along the internal driveway and are not part of 

these calculations; however, the proposal meets the requirement without including them in the 

calculation.   

No public comments were received for this AAS request.  The request meets the requirements to qualify 

for the modification to the tree retention requirements. 

Condition 38:  No additional trees may be removed other than those shown on Sheet 2 of 12 of 

Attachment 2 Plans, Elevations and Renderings and T-45 (8 inch cedar), T-51A (6 inch Douglas fir), T-52 

(48 inch Douglas fir), T-56 (12 inch cedar), T-58 (18 inch Douglas fir) that staff has determined will be 

negatively affected by the proposed retaining wall in order to comply with the allowed modification.  

Condition 39:  Root barriers are necessary where the dripline of new, mature trees will extend beyond 

paved surfaces. 

AAS13-00003 Administrative Adjustment of Standards for Setbacks  
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IMC Chapter 18.07.330.B (noted below) allows an adjustment to standards for setbacks if the proposal if 

the proposal meets the approval criteria for an AAS.  The Development Services Department is the 

Decision Maker for the Administrative Adjustment of Standards request. 

18.07.330 Setbacks. 

B. Approval Criteria: These setback standards are applicable in a residential, commercial, industrial 

or mixed use development, unless otherwise provided. These standards are not applicable to 

the Mineral Resource Zone. Setback standards for the Mineral Resource Zone are provided at 

IMC 18.07.525. These standards may be adjusted administratively through the approval of all 

the following criteria, in addition to the approval criteria for Level 2 Review: 

a. Compatibility: The adjustment of setbacks is compatible in scale and character with existing 

neighboring land uses; and 

b. Consistency: The proposed development meets all other development and design standards 

as governed by the District Standards Table and the Design Criteria Checklist, unless those 

standards are modified through approved: 

i. Cluster provisions; or 

ii. An Administrative Adjustment of Standards; and 

c. Consistency with Zoning District: The adjustment of setbacks shall provide consistency with 

the intent and character of the zoning district involved; and 

d. Impacts: 

i. Adjacent Property Owner(s): The adjustment of setbacks does not negatively impact the 

adjacent property owners; 

ii. Critical Areas: The adjustment of standards is consistent with the purpose and intent of 

the critical area regulations, and does not negatively impact any adjacent critical areas; 

iii. Public Services: The adjustment of setbacks does not negatively impact public services, 

including emergency access, access to right-of-way, dedicated tracts, or easements; and 

iv. Structure(s): Any structure(s) which is within the proposed setback modification area 

does not negatively impact the adjacent property through incompatible height, bulk, 

design, color or other feature; and 

e. Intent: The adjustment of standards will be equal to or superior in fulfilling the intent and 

purpose of the original requirements; and 

f. Impervious Surface Ratio: The required impervious surface area for the property is not 

exceeded; and 

h. Tree Retention: The adjustment allows for a reduction in the required setbacks in order for 

the placement of a building to be adjusted on the lot for the retention of existing significant 

trees. Significant trees retained through this provision shall be considered protected trees 

and not able to be removed without replacement. 

Staff Analysis: 

The applicant has requested an adjustment to the side yard setback from the northern property line 

from the required 20 feet to six (6) feet.  The current and immediate adjacent use of the property to the 

north is a parking lot with approximately 75 feet from the property line to the nearest building.  This 

would equate to approximately 80 feet of separation between buildings part of this project and the 
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building on the property to the north, although this may change if the property is redeveloped in the 

future.  The proposed development meets all other development standards of the Land Use Code 

including the front and side yard setbacks. The intent and character of the zoning district is a mix of 

uses, including multifamily and the request will be consistent with the zoning. The adjustment of 

standards to reduce the north side yard setback will not negatively impact the adjacent neighbors to 

north or the critical area onsite to the east of the development.  

The adjustment of standards requested for the setback will be equal or superior in fulfilling the intent 

and purpose of the original requirement in allowing for flexibility in reducing and modifying the setback.  

The maximum impervious surface ratio of the PO zone is 65% and the minimum pervious surface ratio is 

35%. The project is designed to comply with those development standards. There will be no negative 

impact to public services including emergency access, access to the streets or tracts or easements. 

No public comments were received from adjacent property owners regarding the adjustment of 

standards.  The request meets the requirements to qualify for the adjustment to the side yard setback 

requirements. 

VII. Decision 

Based upon the application, submitted plans, listed Attachments, supplemental materials, rationale 

contained in this Notice of Decision and Conditions of Approval the Development Services Department 

conditionally approved the Administrative Site Development Permit (ASDP13-00007), Administrative 

Adjustment of Standards for Landscape and Tree Preservation (AAS13-00002) and Administrative 

Adjustment of Standards for Setbacks (AAS13-00003) applications, subject to the notes, terms and 

conditions of this Notice of Decision.   

VIII. Appealing this Decision 

This decision can be appealed.  A Closed Record appeal of this decision shall follow the procedures set 

forth in IMC 18.04.250 (Administrative appeals) of the Land Use Code, and shall be heard by the City's 

Hearing Examiner.  A letter of appeal shall include the reason for the appeal and a $518.26 filing fee, 

which is required of appeals.  All appeals shall be filed with the Development Services Department by 

5:00 PM on September 2, 2016.  

For further information on the appeal procedure or if you have any questions regarding this Notice of 

Decision, please contact the Project Planner (contact information provided above). 

Final decisions shall be valid for three (3) years from the Approval Date in the Notice of Decision and can 

be extended by the Director if all the criteria set forth in IMC 18.04.220.D.1. (a) to (d) are met by the 

Applicant, or as long as there is an active Construction Permit for the project. Construction projects that 

have received Final Certificate of Occupancy are no longer considered active.  

IX. Affected Properties 

Property owners affected by this decision may request a change in valuation for property tax purposes 

notwithstanding any program of revaluation.  Affected property owners may obtain further information 
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regarding revaluation from the King County Assessor's Office, 500 Fourth Ave., #ADM-AS-0708, Seattle, 

WA. 98104, (206) 296-7300. 

X. Response to Public Comment 

No public comments were received about the ASDP or AAS’s.  There was a neighborhood meeting on 

July 29, 2013 hosted by residents of the Providence Point community just west of the proposed project 

that staff and the developer attended to answer questions from the neighborhood.  A sign–in sheet for 

this meeting is listed as Exhibit 7. 

XI. Attachments 
1. Review of Appendix 2, Design Criteria Checklist 

2. Plans Elevations and Renderings, May 1, 2013 and Revised June 20, 2016 

3. SEPA Mitigated Determination of Nonsignificance and Addendum,  September 25, 2013 and July 

21, 2016 

4. AAS13-00002 Adjustment of Tree Retention Requirements Adjustment of Setbacks Requests, 

Revised March 15, 2016 

5. Transportation Concurrency Certificate, Revised September 17, 2013 

XII. Exhibits 
1. Land Use Permit Application, May 1, 2013 and Revised March 15, 2016 

2. Design Criteria Narrative, May 1, 2013 and Revised March 15, 2016 

3. Geotechnical Report and Addendum, submitted May 1, 2013 dated December 7, 2010 

4. SEPA Checklist, May 1, 2013 

5. SEPA Checklist Addendum, July 14, 2016 

6. Affidavit of Service Mailing for ASDP13-00007, AAS13-00002 and AAS13-00003, June 11, 2013 

7. Providence Point Neighborhood Meeting Sign-in Sheet, July 29, 2013 

XIII. Conditions of Approval 

Nothing in this set of Conditions of Approval shall be interpreted to excuse the applicant from 

meeting all of the requirements of the City of Issaquah Comprehensive Plan, the Issaquah Land 

Use Code, the International Building Code, the City’s Street Standards and other regulatory 

instruments used by the City to ensure public welfare, health and safety. 

 

1     The west boundary of the subject site is adjacent to existing residences in the Providence Point 

retirement community.  To mitigate for visual impacts and to address compatibility between the 

adjacent land uses, the applicant shall landscape the 20-foot rear yard building setback with dense, 

sight-obscuring landscaping. 
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2     A planting plan for the stream buffer enhancement area shall be submitted by the applicant and 

approved by the City prior to issuance of construction permits.  The following measures shall apply 

to the stream buffer enhancement plan: 

• Plant species shall be native (no cultivars), and appropriate for stream buffers and site 

conditions. 

• The enhancement plan shall meet standards of the King County Critical Areas Mitigation 

Guidelines for the planting density and performance standards. 

• The applicant shall provide an as-built plan of the stream buffer enhancement and the 

consulting biologist shall verify in writing that the planting has been installed per plan. 

• A 5-year monitoring/maintenance period is required.  The applicant shall provide a bond 

amount equal to 50% of the cost of plants and the 5-year monitoring/maintenance cost. 

• Landscaped areas adjacent to the stream buffer shall also be planted with native plant species.  

3     The proposed senior housing would have a direct relationship and services provided at the existing 

Spiritwood Assisted Living Facility.  The applicant shall provide a safe walking route for senior 

residents to access the Spiritwood Assisted Living Facility. 

4     The applicant should mitigate for potential impacts on public services with a voluntary contribution 

for the General Government Buildings and Police Mitigation Fees.  Applicant objections to the 

voluntary payment should be made during the SEPA comment period.  The mitigation fee is to be 

paid prior to issuance of building permits and the actual fee amount is determined at that time. 

5     The trail alignment and construction shall not impact existing trees and construction methods shall 

minimize clearing of shrubs and understory plants.  Disturbed areas resulting from construction shall 

be restored with native plants. 

6     The stream crossing requires a Hydraulic Project Approval (HPA) from the Washington Department 

of Fish and Wildlife (WDFW).  The applicant shall provide a copy of the HPA prior to issuing 

construction permits. 

7     Construction details of the stream crossing shall meet standards in IMC18.10.775.A.  The 

construction details will be reviewed with construction permits. 

8     Any pedestrian walkway, including the boardwalk, terminating at a curb shall provide a ramp with 

tactile warning strips or other similar surface.  Walkways shall also navigate the change in grade 

where they cross rockeries, so that there is not an uneven path (bump) or excessive slope in the 

walkway. 

9     The boardwalk must be at least five (5) feet wide, excluding vehicular overhang, displays, handrails if 

necessary, and storage.  The boardwalk must also connect to pedestrian facilities, such as the shared 

surface driveway on-site and a sidewalk on the adjacent property to the east (3607 228th Ave. SE). 

10   The driveway shall be signed “No Parking – Fire Lane.”  Sign locations shall be noted and reviewed 

with the site work permit.  Do not paint curbs red, without City approval. 
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11   The applicant shall submit a lighting plan and site photometric measurements with the site work 

permit and landscape plans. The lighting plan shall comply with the requirements in IMC 18.07.107, 

Outdoor Lighting. The lighting plan shall include: 

 identification of specific lighting areas as required by the IMC; 

 lighting type, including product specification sheets or representative photos of lighting fixtures 

proposed; 

 lighting photometrics for the entire site; 

 location, spacing and height of light fixtures in relation to trees, walkways and parking areas; 

and provisions to minimize glare and light spillover onto nearby properties. 

12   Fall protection for pedestrians is required for drops in elevation in excess of two and one-half (2 ½) 

feet within five (5) feet of pedestrian areas. 

13   A covenant or land use agreement is required prior to the Certificate of Occupancy for any building. 

It shall remain in effect for the life of the structures. It shall stipulate that if the use of the property 

should change to a use other than senior housing, the property shall revert to its underlying zoning 

and density restrictions; parking requirements and any existing structure shall be brought into 

conformance to the underlying zoning.  The covenant or land use agreement shall restrict the 

occupancy of senior housing units to persons 55 years of age or older with the following exceptions: 

• A spouse under 55 years of age married to one over fifty-five (55) years of age. 

• A child over 18 years of age residing with at least one (1) parent or grandparent over 55 years of 

age. 

• Adults under 55 years of age if their presence is required to assist an occupant over 55 years of 

age. 

• Adults of any age who are related to, or on the basis of friendship desire to live with, an 

occupant who is 55 years or older. 

14   Two (2) bicycle stalls are required to be located in a publically visible location. 

15   A guardrail or other barrier for vehicles is required for drops in excess of six (6) feet in proximity to 

vehicular surfaces. 

16   Light fixtures locations, the mature canopy size of street trees and clearance dimensions from 

emergency access shall be shown on the site work permit and the landscape plans. Lighting and 

landscape shall be located outside the clear zone for emergency vehicles.  The height of the light 

pole and fixture shall be 14 feet in height if within the emergency vehicle clear zone to maintain 

clearance from emergency vehicles.  Light fixture product specifications must be provided with the 

landscape plan submittal and all light fixtures shall be of a high quality material. 

17   Mailbox locations shall be approved by USPS and shall be shown on the site work permit. 

18   Ground mounted mechanical and electrical utility boxes shall be screened in accordance with the 

requirements of IMC 18.12.130.D and shall be shown on the site work permit. While not shown in 
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the preliminary plans, all mechanical equipment shall be screened as required by the code.  

Mechanical equipment may be required to be and requires a Type 1 landscaping a minimum of five 

(5) feet wide.  Access doors for large utility boxes shall not face high traffic pedestrian areas and 

public right-of-way. Ground- mounted mechanical and electrical utility boxes should be clustered 

together to the extent possible and screened with a fence and/or Type 1 landscape screening.    

Mechanical and electrical utility boxes should be located as far back from pedestrian paths and 

provided with adequate space for landscape screening.   Final locations, sizes and types of 

mechanical and electrical utility boxes shall be shown graphically - with adequate notation regarding 

their heights, sizes and materials - on the site work permit and landscape plans. Approval of site 

work permit and landscape plans will be contingent on meeting the requirements of IMC 

18.12.130.D. 

19   A landscape permit or landscape plans as part of the site work permit is required to be submitted 

prior to approval and issuance of the building permit associated with the project. The landscape 

permit or plans shall demonstrate how the proposed landscape design, planting areas, plant types 

and site improvements meet the minimum standards established in IMC 18.12. The plans shall be 

drawn to scale and contain the information identified in IMC 18.12.050.B, Content at a minimum 

and comply with the submittal requirements in IMC 18.12.050.A. 

20   Ground covers, shrubs and trees shall be sized and spaced as required by IMC 18.12.140.G.  For 

instance the groundcover detail shown in the proposal is incorrect and should have plant spacing of 

12 or at 18 inches on center, as applicable.  Additionally, the shrub detail should have a planting 

hole three (3) times the diameter the of the root ball. 

21   The landscape plans shall tabulate the number of retained trees, the number of new trees and the 

total number of trees proposed as part of the development outside the Native Growth Protection 

Easement (NGPE) and its buffers (retained plus new).  The developable site area is 50,759 square 

feet (80,222 square feet for entire lot less 29,463 square feet of NGPE equals 50,759 square feet) 

and at least 41 trees are required to meet the minimum tree density (4 trees per 5,000 square feet 

of developable site area). 

22   Landscaping along the driveway shall include trees to enhance the streetscape as the driveway is 

shared between cars and pedestrians.  Trees should be evergreen, since most of the new trees in 

the interior of the development are deciduous.  Based on the ultimate size available for plantings in 

between the duplexes and the mature dripline width and spread of the following trees, possible 

options include:   Arizona cypress, dwarf Alberta spruce, skyrocket juniper, golden Japanese cedar, 

weeping giant redwood or Irish yew.  The dripline of any proposed tree shall not exceed the ground 

space available.  Street trees shall be located in between buildings where street lights are not 

proposed and shall be setback enough to maintain the emergency vehicle clear zone.  Trees along 

the driveway shall also maintain vehicle sightlines. 

23   Tree Preservation - No trees are to be damaged or removed, except as shown on approved plans 

and as approved by AAS13-00002 as noted in Condition 37. 
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24   Approved tree protection measures must be in place prior to any other construction or demolition 

activities. They may be installed in conjunction with limits of clearing and grading delineation.  The 

protection measures shall be delineated on the site work permit. 

25   The limits of clearing and grading shall be reviewed with the site work permit.  Limits shall not 

encroach in to the dripline of any tree proposed for retention, including trees located off site. 

26   No signs are approved with this land use permit.  Signs shall be permitted separately according to 

IMC 18.11. 

27   The 2015 building codes went into effect on July 1, 2016. 

28   Exterior side property line walls shall be one-hour fire-resistance rated and have opening protection 

as required by Chapter 3, 2012 IRC. The minimum side set back between buildings is 6 feet. The 

minimum setback to an assumed property line for window openings and walls is three (3) feet. The 

exterior walls between the buildings must be one-hour rated assembly. Please indicate the 

dimensions between buildings on the site plan sheets. If the dimension between buildings is less 

than six (6) feet then window openings are not allowed. 

29   A foundation soils report by a licensed WA state geotechnical engineer will be required at the time 

of building permit submittal. 

30   For the purposes of determining the required wall and opening protection and roof-covering 

requirements, buildings on the same lot shall be assumed to have an imaginary line between them.   

Where a new building is to be erected on the same lot as an existing building, the location of the 

assumed imaginary line with relation to the existing building shall be such that the exterior wall and 

opening protection of the proposed buildings. 

31   Surface water and water quality design are required to follow the applicable 2009 King County 

Surface Water Design Manual, and 2011 City of Issaquah Addendum to the manual. 

32   The ownership and maintenance of the stormwater structure shall be private.  The City shall review 

both proposed and recorded language of the maintenance agreement or covenant of said structure 

to ensure clarity of maintenance responsibility and access to the structure prior to Certificate of 

Occupancy for any building. 

33   Sammamish Plateau Water and Sewer District has purview over permitting water and sewer 

systems in this area.  The applicant is required to obtain a permit from that entity as well as pass 

final inspection prior to granting of Certificate of Occupancy for any building. 

34   Address/Monument sign required to show address of new building.  Sign shall be posted at 228th 

and driveway intersection. 

35   One and two family dwelling structures that exceed 5,000 square feet (this number includes the 

garage) shall have fire sprinklers installed per NFPA 13-D as per city ordinance. Submit for a Fire 

permit. 
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36   Fire flow shall be provided to Eastside Fire & Rescue for approval. If structure exceeds 3,600 square 

feet (including garage) fire flow shall be 1,750 gallons per minute (GPM). If under 3,600 square feet 

1,000 GPM is required. 

37   The site work permit, including landscaping shall be issued with or prior to the issuance of any 
building permit.  The Certificate of Occupancy for the last building shall not be granted without a 
passed final inspection for the site work permit, including landscape and associated bonding. 

38   No additional trees may be removed other than those shown on Sheet 2 of 12 of Attachment 2 

Plans, Elevations and Renderings and T-45 (8 inch cedar), T-51A (6 inch Douglas fir), T-52 (48 inch 

Douglas fir), T-56 (12 inch cedar), T-58 (18 inch Douglas fir) that staff has determined will be 

negatively affected by the proposed retaining wall in order to comply with the allowed modification. 

39   Root barriers are necessary where the dripline of new, mature trees will extend beyond paved 

surfaces. 



Attachment 1             IMC CHAPTER 18.07 DESIGN STANDARDS CHECKLIST 

Appendix 2, Design Criteria Checklist 

Instructions: This checklist is used to review a project proposal’s consistency with the City’s development standards design criteria for Level 0, 1, 

2, 3, 4, 5 and 6 Review. This checklist information, provided by the Planning Director/Manager (Level 0, 1 and 2) or the Development Commission 

(Level 3, 5 and 6) or the Hearing Examiner (Level 4) to the applicant is intended to be clear direction on the conditions necessary for design 

approval of the project’s finalized application. It is understood that a Level 0, 1, 2 and 3 Review shall receive more detailed and specific direction 

provided by the Planning Director/Manager (Level 0, 1 and 2) or Development Commission (Level 3) regarding design criteria than a Level 5 or 6 

Review due to the larger size and scope of a Level 5 Review. 

1.    Conditions of Approval. If the design criteria has not been addressed to the satisfaction of the Planning Director/Manager (Level 0, 1 

and 2) or Development Commission (Level 3 and 5) or Hearing Examiner (Level 4), clear written direction shall be identified as to how the 

project can meet the specific design criteria in the column titled “Conditions of Approval.” 

2.    Acceptable. If the design criteria has been addressed on the current site plan to the satisfaction of the Planning Director/Manager (Level 

0, 1 and 2) or Development Commission (Level 3, 5 and 6) or Hearing Examiner (Level 4), the date of that site plan shall be listed in the 

column “Acceptable” so that there is clear direction to the applicant for the final application. 

3.    N/A = “Not Applicable to this project.” 

IMC 18.07 Appendix 2 Design Criteria Checklist Conditions of Approval Acceptable N/A 

A. Site Layout and Overall Design Concepts 

1. Building Location: Building locations and their 
orientation to one another provide for 
pedestrian/people areas such as courtyards, 
plazas, pocket parks, etc. 

  3-17-16   



ASDP13-00007 Cottages at Spiritwood      

      2 

IMC 18.07 Appendix 2 Design Criteria Checklist Conditions of Approval Acceptable N/A 

Staff comments: Refer to AAS13-00003 in the 
Notice of Decision for staff’s analysis. 

2. Energy Efficient Design: The project is oriented to 
receive maximum winter sun benefit and uses 
architectural features and/or landscaping to 
screen summer sun. 
Staff comments: Taller trees will be either retained 
or planted along the west and south perimeters, 
while smaller deciduous and evergreen trees will 
be planted in the interior of the project.. 

  4-27-16   

3. Functional Site Design: Design and layout of the 
buildings, parking areas, pedestrian areas, 
landscape and open areas are conducive to the 
existing topography and existing features of the 
site. Parking areas are designed so that they 
function well with the overall site design; for 
instance, parking areas provide safe and efficient 
nonmotorized movement, and traffic flow is 
predictable within the designated parking areas 
and driveways. 

8. Any pedestrian walkway terminating at a 
curb shall provide a ramp with tactile 
warning strips or other similar surface. 

9. The boardwalk must be at least five (5) feet 
wide, excluding vehicular overhang, displays, 
and storage. 

10. The driveway shall be signed “No Parking – 
Fire Lane.”  Sign locations shall be noted and 
reviewed with the site work permit. 

12. Fall protection is required for drops in 
elevation in excess of two and one-half (2 ½) 
feet within five (5) feet of pedestrian areas. 

   

4. Lighting: 

  a. Lighting standards and fixtures are of a design 
and size compatible with the general character of 

16. Light fixtures locations, the mature canopy 
size of street trees and clearance dimensions  
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the building and adjacent areas, including other 
lighting standards/fixtures. Design compatibility 
includes the following lighting standard/fixture 
characteristics: architectural style, 
standard/fixture color, light color, decoration, 
material, placement, texture and shape. 

from emergency access shall be shown on 
the site work permit and the landscape 
plans. Lighting and landscape shall be 
located outside the clear zone for 
emergency vehicles.  The height of the light 
pole and fixture shall be 14 feet in height if 
within the emergency vehicle clear zone to 
maintain clearance from emergency 
vehicles.  Light fixture product specifications 
must be provided with the landscape plan 
submittal and all light fixtures shall be of a 
high quality material. 

  b. Lighting complies with IMC 18.07.107, Outdoor 
lighting. 

11. The applicant shall submit a lighting plan 
and site photometric measurements with 
the site work permit and landscape plans. 
The lighting plan shall comply with the 
requirements in IMC 18.07.107, Outdoor 
Lighting. The lighting plan shall include: 

 identification of specific lighting areas as 
required by the IMC; 

 lighting type, including product 
specification sheets or representative 
photos of lighting fixtures proposed; 

 lighting photometrics for the entire site; 

 location, spacing and height of light 
fixtures in relation to trees, walkways 
and parking areas; and provisions to 
minimize glare and light spillover onto 

   

http://www.codepublishing.com/wa/issaquah/html/Issaquah18/Issaquah1807.html#18.07.107
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nearby properties. 

5. Natural Setting – Views: The relationship of the natural setting of the valley and surrounding mountains is used to enhance the 
overall design and layout of the plan in the following ways: 

  a. Hillside Design: Structures built on hillsides 
are designed so that they blend into the 
hillside to minimize their visible impact to 
surrounding areas. The ridgeline of the 
hillside is not broken by any structures, 
lighting standards/fixtures, or loss of 
vegetative cover. Methods to integrate the 
structure into the hillside include: height 
control; colors that are muted instead of 
brilliant or bright colors; maintenance of 
existing trees to the greatest extent 
possible; and/or other appropriate 
methods. 

   

 

  b.   Primary Views: Public views of Mount 
Rainier, Cougar, Squak and Tiger Mountains 
are not blocked; for example, the view of 
Mount Rainier from Rainier Blvd. and the 
railroad ROW pathway should remain 
unobstructed. 

    

 

6. Existing Vegetation/Topography Features: 
Existing vegetation, topography and other features 
of the site are preserved and integrated into the 

 6-20-16   



ASDP13-00007 Cottages at Spiritwood      

      5 

IMC 18.07 Appendix 2 Design Criteria Checklist Conditions of Approval Acceptable N/A 

overall site design. Suitable existing vegetation 
shall be preserved, and measures to assure its 
preservation shall be provided. 
Staff comments: The west and south perimeter will 
contain retained, mature trees as well as new 
trees.  Additionally, the critical area to the east will 
remain treed and vegetated.  These will be the 
primary views from the units. 

7. Historical/Cultural Landmarks: Historical and 
cultural landmarks, and Issaquah Treasures (as 
adopted by Resolution 93-15) are preserved and 
integrated into the overall site design. 

    

 

B. Landscape Design and Use of Plant Materials 

1. Design Elements: Architectural screens, fountains, 
and pavings of wood, brick, stone, gravel and/or 
other similar methods and materials are used in 
conjunction or combination with plant materials 
(or in place of plant materials where planting 
opportunities are limited). 
Staff comments: The landscape areas are 
predominantly pervious, with little hardscape.  
There is a natural path around the perimeter of the 
development that will not be paved, but may be 
compacted gravel. 

 6-20-16   

2. Design Unity: Unity of design is achieved through   6-20-16   
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repetition of certain plant varieties and other 
materials and by correlation with adjacent 
developments. 
Staff comments: The applicant is proposing a mix 
of native trees and vegetation that blend in with 
the retained tree stands, including that existing 
and proposed in the critical area and buffer. 

3. Enhanced Design: 

  a.   The landscape design of the site strengthens 
vistas and important focal points, provides for 
both solar exposure and shading where 
desirable, and retains significant existing 
vegetation. 

Staff comments: The west, south and east 
boundaries of the development include new and 
retained, mature trees.  They also include a mix of 
evergreen and deciduous trees, shrubs and 
groundcover.  

     

  b.   Trees and shrubs are planted in parkways or 
paved areas where building sites limit 
plantings. 

22. Landscaping along the driveway shall include 
trees to enhance the streetscape as the 
driveway is shared between cars and 
pedestrians.  Trees should be evergreen, 
since most of the new trees in the interior of 
the development are deciduous.  Based on 
the ultimate size available for plantings in 
between the duplexes and the mature 
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dripline width and spread of the following 
trees, possible options include:   Arizona 
cypress, dwarf Alberta spruce, skyrocket 
juniper, golden Japanese cedar, weeping 
giant redwood or Irish yew.  The dripline of 
any proposed tree shall not exceed the 
ground space available.  Street trees shall be 
located in between buildings where street 
lights are not proposed and shall be setback 
enough to maintain the emergency vehicle 
clear zone. 

  b. Parking areas and traffic ways are 
enhanced with landscaped areas that 
contain trees and tree groupings (see also 
“Nonmotorized and Vehicular Areas – 
Design – Parking Areas”). 

 See Condition 22 above.    

4. Usable Open Space Design: The usable open space 
includes significant areas which have aesthetic 
value and/or value for recreational purposes and is 
easily accessible to the users of the development 
and to the general public (in cases where the open 
space has been dedicated), unless this guideline 
conflicts with the purpose and intent of the critical 
areas regulations. 
Staff comments: Each unit has its own front and 
back porch.  Additionally, a walking trail around 
the units and a boardwalk across the critical area 

  6-20-16   
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connect the development to the main Spiritwood 
building. 

5. Plant Materials – Selection: 

  a.   Appearance/Maintenance: Plant materials are 
selected for their structure, texture, and color 
as well as their ultimate growth and ease of 
maintenance. 

Staff comments: The plant materials proposed 
have a compatible structure with site and building 
design. 

  6-20-16   

  b.   Noxious or Destructive: Plant materials used 
for landscaping purposes are not destructive to 
sewer or water systems, sidewalks, building 
foundations or any other structure or utility. 
Noxious weeds and other plant materials 
including purple loosestrife and invasive 
species of ivy are not utilized in landscape 
planting plans. 

 
Staff comments: The applicant is proposing to 
remove invasive species in the developable site 
area and buffer enhancement area. 

 6-20-16   

  c. Safety: Alder trees, cottonwood trees or 
other trees that typically grow very quickly, 
have weak trunks and branches and are 

 6-20-16   
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prone to falling are not proposed for 
planting in parking areas, next to buildings 
or other structures or in any pedestrian-
oriented area. Tree selection and 
placement should not diminish required 
outdoor lighting illumination of the 
intended pedestrian areas and parking lots. 
Tree selection and placement may be used 
to screen lighting from adjacent properties 
or downgrade viewing. 

Staff comments:  Tree selection is acceptable.  
Larger retained trees in the west and south 
setbacks will assist in screening lighting within the 
development.  Additionally, three (3) overhead full 
cutoff fixtures are proposed to provide light on the 
internal driveway, thereby reducing the 
opportunity for any light spillover.  All lighting 
must meet the illuminations levels required by the 
code. 

C. Design Harmony and Compatibility 

1. Accessory Structures: Street furniture, mailboxes, 
kiosks, lighting standards/fixtures, and accessory 
structures located on private property, public ways 
and other public properties are designed as part of 
the architectural concept of the building and 
landscape design. 
Staff comments:  All accessory structures, 

 5-20-13   
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including the trash/storage room and mailboxes, 
are designed as part and are compatible with the 
architecture of the buildings. 

2. Building Materials/Components: 

  Scale: Building components, such as windows, 
doors, eaves, parapets, and signage have the same 
proportions, scale and relationship to one another. 
Building materials shall incorporate fire protection 
and emergency services access. 
Staff comments:  Building components, including 
windows, doors, eaves, and building modulation 
are in proportion to one another and incorporate 
fire protection and emergency service access.    

  3-17-16   

  b. Durability/Maintenance: Materials and finishes 
are selected for their durability and wear. Proper 
measures and devices are incorporated for 
protection against the elements, neglect, damage, 
and abuse. Configurations that tend to catch and 
accumulate debris, leaves, trash, and dirt should 
not be used.  
Staff comments:  At this stage of concept design, 
no detailed information is available to determine 
whether there are areas or parts of the building 
that will accumulate debris, leaves, trash or dirt. 
However, the applicant has their own operational 
requirements that will ensure this. 

  3-17-16   
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3. Compatibility: The proposed development is 
designed and oriented to be compatible with 
existing permitted land uses adjacent to the site 
and with the surroundings, both manmade and 
natural. Elements influencing compatibility include 
but are not limited to color, signage and lighting, 
size, scale, mass, and architectural style and 
design. 
 
Staff comments:   The proposed building materials 
include natural colors and materials that reflect 
craftsman style commonly found throughout the 
region and will blend in with the retained trees on 
the property.  The proposed building design is 
compatible with the surrounding development.   

  3-17-16   

4. Design Components:  

  1.  Colors: Bright and/or brilliant colors are used 
only minimally for accent. 

Staff comments:   No bright colors are proposed on 
buildings.  

  3-17-16   

  b. Modulation: Modulation has been incorporated 
in the overall design to reduce the bulk and mass 
of the building(s). 
Staff comments:   The buildings are well-
modulated, as shown in the perspective drawings.  
Modulation techniques used include recessing 

  3-17-16   
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walls and using different materials to break up the 
facades into multiple horizontal planes.  

  c. Facade: Articulate the different parts of a 
building’s facade by use of color, arrangement of 
facade elements, or a change in materials. 
Staff comments:  Most of the building façade is 
articulated using a change in colors, different 
textures and materials. 

  3-17-16   

  d. Ground Level: Avoid blank walls at the ground 
level. Utilize windows, trellises, wall articulation, 
arcades, changes in materials, or other features. 
Staff comments: Wall articulation, differing 
materials and landscaping are used to avoid blank 
walls at the ground level.  

 3-17-16   

  e. Large Structures: Large dominating structures 
should be broken up by creating horizontal 
emphasis through use of trim, adding windows or 
other ornamentation, use of colors, and landscape 
materials. 

   

  

  f. Corporate Style: The use of standard 
“corporate” architectural style associated with 
chain-type business is strongly discouraged. 

   

  

5. Signage:   26. No signs are approved with this land use 
permit.  Signs shall be permitted separately 
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according to IMC 18.11. 

  a. Architectural Element: Every sign is designed as 
an integral architectural element of the building 
and site to which it principally relates; lighting of 
signage is compatible with the architectural 
character of building; and is compatible with signs 
on adjoining premises. 

    

 

  b. Graphic Elements: Graphic elements are held to 
the minimum needed to convey the sign’s major 
message and are composed in proportion to the 
area of the sign face. 

    

 

  c. Materials: The colors, materials, and lighting are 
held to the minimum needed to convey the sign’s 
major message and are composed in proportion to 
the area of the sign face. 

    

 

  d. Scale/Proportion: Every sign is of compatible 
scale and proportion in design and visual 
relationship to buildings and surroundings. 

    

 

6. Transition: 

  a. The proposed development transitions well with 
adjoining, permitted land uses through 
architecture and landscaping in conformance 

  3-17-16   
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with allowable setbacks. 
Staff comments:  See previous staff comments on 
“Compatibility.” 

  b. Conflicting Architectural Styles: In applicable 
cases, structures are made compatible with 
adjacent buildings of conflicting architectural 
styles by such means as screens and site breaks, 
or other suitable methods and materials. 

Staff comments: The proposed building style is 
compatible with adjacent buildings.  See also 
previous staff comments on “Compatibility” 

 3-17-16   

7. Projects with Multiple Structures: Variable siting 
of individual buildings, heights of buildings, 
building modulation or other methods are used in 
order to prevent monotonous design. 
Staff comments: Each building is modulated to 
prevent monotonous design. 

  3-17-16 

  

D. Nonmotorized and Vehicular Areas 

1. Barrier-Free: The location of the handicap access 
ramp is in close proximity to designated parking 
space(s). 

8. Any pedestrian walkway terminating at a 
curb shall provide a ramp with tactile 
warning strips or other similar surface. 

   

2. Circulation/Trail Access: Linkages for safe 
circulation for pedestrians and bicycles are 
provided within the site, and connect adjoining 

3. The proposed senior housing would have a 
direct relationship and services provided at 
the existing Spiritwood Assisted Living 
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existing or proposed sidewalks and bicycle paths. 
Developments, including single family subdivisions, 
maintain trail access to existing and established 
trails through dedication of public easements. 

Facility.  The applicant shall provide a safe 
walking route for senior residents to access 
the Spiritwood Assisted Living Facility. 

3. Design – Parking Areas: Vehicle parking areas are 
designed into the project in a manner that screens 
the majority of the parking area from both the 
public and the building occupants. Methods for 
limiting the visibility of the parking area to the 
surrounding area include: orienting parking areas 
away from building and pedestrian areas; placing 
the building adjacent to the main roadway, with 
parking behind the building; screening parking 
areas with intensive landscape barriers which 
provide solid screening during all seasons; using 
wooden fencing, berms or other solid method of 
screening; and/or other creative means. 
Staff Comments:  Parking is provided in individual 
garages. 

  5-20-13   

4. Public Access – Adjacent to Site: In areas where 
lakes, parks and scenic or shared use corridors and 
other recreational areas are adjacent to the 
project boundaries, public access is encouraged 
and enhanced in an environmentally sensitive 
manner beyond the predevelopment status. 
Staff Comments:  A boardwalk across the critical 
area is proposed that links the main Spiritwood 

 7-6-16   
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building to this project. 

5. Public Access – Within Site: In nonresidential 
projects, provisions are made for public access to 
any lakes and to scenic corridor areas within a site. 
The access is environmentally sensitive in design. 

   

  

6. Trail and Nonmotorized Facility Design: 
Pedestrian and bicycle paths are designed to limit 
conflicts between motorized and nonmotorized 
modes, by providing a separated walkway system, 
bicycle facilities, permanent markings, and other 
methods. Trails or other nonmotorized facilities 
should use features such as setbacks, landscaping, 
fencing, grade separation, and sight lines to 
maximize the privacy provided to any adjacent 
single family homes. 

1. The west boundary of the subject site is 
adjacent to existing residences in the 
Providence Point retirement community.  To 
mitigate for visual impacts and to address 
compatibility between the adjacent land 
uses, the applicant shall landscape the 20-
foot rear yard building setback with dense, 
sight-obscuring landscaping. 

7-6-16   

7. Transition of Design Elements and Amenities:  
The site plan provides a desirable transition in 
relation to the streetscape, including adequate 
planting, safe nonmotorized movement, and 
parking areas.  
 

8. Any pedestrian walkway terminating at a 
curb shall provide a ramp with tactile 
warning strips or other similar surface. 

10. The driveway shall be signed “No Parking – 
Fire Lane.”  Sign locations shall be noted and 
reviewed with the site work permit. 

22. Landscaping along the driveway shall include 
trees to enhance the streetscape as the 
driveway is shared between cars and 
pedestrians.  Trees should be evergreen, 
since most of the new trees in the interior of 
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the development are deciduous.  Based on 
the ultimate size available for plantings in 
between the duplexes and the mature 
dripline width and spread of the following 
trees, possible options include:   Arizona 
cypress, dwarf Alberta spruce, skyrocket 
juniper, golden Japanese cedar, weeping 
giant redwood or Irish yew.  The dripline of 
any proposed tree shall not exceed the 
ground space available.  Street trees shall be 
located in between buildings where street 
lights are not proposed and shall be setback 
enough to maintain the emergency vehicle 
clear zone. 

E. Service and Storage Areas 

1. Screening – Service Yards and Outdoor 
Storage: Service yards, machinery storage, other 
storage areas, dumpster/recycling areas and other 
places which tend to be unsightly are screened 
through the use of walls and/or fencing of solid 
material, softened or accented by plantings. The 
height of the walls/fencing shall be six (6) feet in 
height, or at least the height of the items to be 
screened. Screening will be effective in both 
winter and summer. For example, in the IC zone, 
although both would be softened by plantings, a 
six (6) foot solid fence/wall may be preferable to a 

 3-17-16   
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twelve (12) foot solid wall/fence which completely 
screens heavy machinery since the adjacent uses 
could be “intensive commercial” as well. 
 Staff Comments:  Trash is wholly contained within 
a separate building. 

2. Screening – Mechanical Equipment: Mechanical 
equipment is completely screened. Screening will 
be effective in both winter and summer. Examples 
of mechanical equipment include electrical 
transformer pads and vaults, communication 
equipment, and other utility hardware on roofs, 
grounds or buildings. 

18.  Ground mounted mechanical and electrical 
utility boxes shall be screened in accordance 
with the requirements of IMC 18.12.130.D. 
While not shown in the preliminary plans, all 
mechanical equipment shall be screened as 
required by the code.  Mechanical 
equipment may be required to be and 
requires a Type 1 landscaping a minimum of 
five (5) feet wide.  Access doors for large 
utility boxes shall not face high traffic 
pedestrian areas and public right-of-way. 
Ground- mounted mechanical and electrical 
utility boxes should be clustered together to 
the extent possible and screened with a 
fence and/or Type 1 landscape screening.    
Mechanical and electrical utility boxes 
should be located as far back from 
pedestrian paths and provided with 
adequate space for landscape screening.   
Final locations, sizes and types of 
mechanical and electrical utility boxes shall 
be shown graphically - with adequate 
notation regarding their heights, sizes and 
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materials - on the site work permit and 
landscape plans. Approval of site work 
permit and landscape plans will be 
contingent on meeting the requirements of 
IMC 18.12.130.D. 

3. Screening – Display Areas: Outdoor display areas 
for vehicles, other equipment for sale or rent, or 
live plant material are landscaped in a manner that 
breaks up the mass of pavement or displayed 
items but need not be landscaped to have the 
same screening effect required for a service or 
storage area. 
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CITY OF ISSAQUAH
MITIGATED DETERMINATION OF' NONSIGNIFICANCE (MDNS)

Description of Proposal: Proposal for a 17-unit single-family duplex senior housing development on a

1 .84 acre site. The proposal would construct buildings, ínstall utilities, driveway access and landscaping
The proposed development would be associated with the existing Spiritwood Assisted Living Facility.
There is a Class 3 intermittent stream on the site requiring a 5O-foot buffer and the proposal would
encroach approximately 1,500 SF ínto the buffer and provide an equal replacement buffer area to be
enhanced with native trees and shrubs. The site would be accessed from a private drive off 22811' Steet
SE.

Proponent: Rosejo LLC
12600 SE 38'h St., Sre.210
Bellewe, WA. 98006
Attn: Ted Johnson

Owner: SRS Spirit LLC
195 NE Gilman Blvd.
Issaquah, WA. 98027

Permit Number: ASDPl3-00007, AAS13-00002, AAS13-00003 - Cottages at Spiritwood

Location of Proposal: 36XX 228û Ave SE

Lead Ägency: City of Issaquah

Determination: The lead agency for this proposal has determined that it does not have a probable
signifrcant adverse impact on the environment. An environmental impact statement is not required under
RCW 43.21C.030(2)(c). This decision was made after review ofa completed environmental checklist
and other information on file with the lead agency. This fuformation is available to the public on request.

CommenfAppeal Period: This DNS is issued under W AC 197 -11-340(2) and 197-11-680(3)(a)vii.
There is a 21-day combined comment/appeal period for this determination, between September 25, 2013
and Octoberl6, 2013. Anyone wishing to comment may submit written coffinents to the Responsible
Official, The Responsible Offrcial will reconsider the determination based on timely corffnents. Any
person aggrieved by this determination may appeal by fi1hg a Notice ofAppeal with the City of Issaquah
Permit Center. Appellants should prepare specific factual objections. Copies of the environmental
determination and other project applicatìon materials are available from the Issaquah Development
Services Departmerfi,177 5 12th Avenue NW.

Appeals of this SEPA determination must be consolidated with appeal of the underlying permit, per IMC
18.04.250.

Notes:

1) This threshold determination is based on review of the site plan, preliminary drainage and grading
plan, preliminary utility plan, preliminary landscape plan received May 1, 2013; critical areas memo
dated August 29, 2013 (Sewall Wetland Consulting); environmental checklist received May 7,2013;
and other documents in the fi1e.

2) Issuance of this threshold determination does not constitute approval of the permit. The proposal
will be reviewed for compliance with all applicable City oflssaquah codes, which regulate
development activities, including the Land Use Code, Critical Area Regulations, Building Codes,
Cleanng and Grading Ordinance, and Surface Water Design Manual.



Findings:

1 . Land Use: The site is zoned Professional Office (PO) which allows for multi-family development
including semor housing. There is no residential density limit ín the PO zone; the density is limited
by development standards including the impervious surface ratio (maximum 65% ofsite), building
height, setbacks, etc. The proposed senior housing development would be associated with and
complimentary to the existing Spiritwood Assisted Livìng Faciìity. The west boundary of the subject
site is adjacent to existing residences in the Providence Point retírement community. To mitigate for
visual impacts and to address compatibility between the adjacent land uses, the applicant shall
landscape the 2O-foot rear yard building setback with dense, sight-obscuring landscaping.

2. Envìronmental Critical Areas - There is a Class 3 intermittent stream on the site, located to the east

ofthe proposed development. A 50-foot buffer is required per the Issaquah Critical Areas
Regulations. The flagging of the ordinary high water mark (OIIWM) and buffer was previously
determined and recorded with a lot line adjustment in 2011, (PLNI1-00056). The OHV/M was re-
confirmed as accurate for this project (Sewall Wetland Consulting, Inc., August 29, 2013 memo).
The proposal would encroach into the stream buffer approximately 1,506 SF and would buffer
average by adding a buffer replacement area (1,526 SF) outside and adjacent to the required stream
buffer. The buffer replacement area, located along the east side ofthe entry drive would be enhanced
with native trees and shrubs. A planting plan for the buffer enhancement area shall be submitted by
the applicant and approved by the City prior to issua¡ce of construction permits. The following

, measures shall apply to the stream buffer enhancement plan:

1. Plant species shall be native (no cultivars), and appropriate for siream buffers and site conditìons.

2. The enhancement plan shall meet standards of the King County Critical Areas Mitigation
Guidelines for the planting density and performance standards.

3. The applicant shall provide an as-bui1t plan of the stream buffer enhancement and the consulting
biologist shall verify in writing that the planiing has been installed per p1an.

4. A S-year monitoring/maintenance period is required. The applicant shall provide a bond amount
equal to 50% of the cost ofplants and the 5-year monitoring/maintenance cost.

5. Landscaped areas adjacent to the stream buffer shall also be planted with native plant species.

3. Traffic - The proposed development would be accessed from a private drive off 228d' Street SE.

This drive also provides access to the existing Spiritwood Assisted Living Facility and the Evergreen
Academy Montessori School. The driveway access crosses an existing bridge over the intermittent
stream in order to access the proposal. The 17-unit senior housing development would generate 2.'72

PM peak hour trips, according to the Institute of Transportation Engineers Trip Generation Manual
(ITE Manual, 8'h Edition, LandtJse 252, attached senior housing). A Traffic Concunency Certificate
(CON13-00004) was issued concluding the number oftdps generated would not impact level of
service standards at intersections. A site access analysis was prepared by the Evergreen Academy
development to evaluate traffic operations for the driveway access onto 228th Ave SE. As a result of
the site access analysis, channelization improvements were required to install a storage pocket/merge
lane for left-turning vehicles onto 228d' Ave SE. The design of the channelization improvement was
coordinated with the City of Sammamish. The small number of additional trafhc trips generated by
the proposed senior housing development would not have an impact on the operation ofthe driveway
access onto 228th Ave SE and no additional mitigation is required.

4. Pedestrian circularion - The proposed senior housing would have a direct relationshìp and services
provided at the existing Spiritwood Assisted Living Facility. In order to access Spiritwood, residents



would need to follow the access drive and cross the driveway bridge. There is no sidewalk for
pedestrians on the bridge. A future trail across the intemittent stream and stream buffer is strongly_
encouraged to provide a safe, more direct access to Spiritwood. There are on-site opporlunities to
mitigate for stream/stream buffer impacts from a trail crossing. The applicant shall provide a safe
walking route for senior residents to access the Spiritwood Assisted Living Facility.

5. Public Semces - The proposal would have a potential impact on public services, incìuding police
and general govemment buildings. IMC Chapter 18.18, Methods to Mitigate Development Impacts,
provides altematives to mitigate for direct impacts of proposed development. The City may approve
a voluntary pal.rnent in lieu of other mitigation. Rate studies for police facilities and general
government buildings are included in IMC 18.10.260 as the City's SEPA policy base. The rate
studies present the methodology and formulas for determining the amolÌnt ofthe mitigation fee
coûÌmensurate with the proposed land use and project impacts. The current mitigation fee is $74.35
per new multi-family/single-family attached unit for the General Govemment Buildings mitigation
fee and $146.07 per new multi-family/single-family attached unit for the Police miiigation fee. The
mitigation fee is paid at the time ofbuilding permit issuance and the actual fee amount is determined
at that time. Applicant objections to the voluntary pa).rnent should be made during the SEPA
comment period.

Mitigation Measures: The Mitigated Deter¡nination of Nonsignificance is based on the checklist
received May 1, 20i 3 and supplemental information in the application. The following SEPA mitigation
measures shall be deemed conditions ofthe approval ofthe licensing decision pursuant to Chapter i 8.10
of the Issaquah Land Use Code. All conditions are based on policies adopted by reference in the Land
Use Code.

1) The west boundary ofthe subject site is adjacent to existing residences in the Providence Point
retirement community. To mitigate for visual impacts and to address compatibility between the
adjacent land uses, the applicant shall landscape the 2O-foot rear yard buildi-ng setback with dense,
si ght-obscuring Iandscaping.

2) A planting plan for the stream buffer enhancement area shall be submitted by the applicant and
approved by the City pdor to issuance of construction permits . The following measures shall apply
to the stream buffer enhancement plan:

1 . Plant species shall be native (no cultivars), and appropriate for stream buffers and site conditions

2. The enhancement plan shall meet standards ofthe King County Critical Areas Mitigatioû
Guidelines for the planting density and performance standards.

3. The applicant shall provide an as-built plan of the stream buffer enhancement and the consulting
biologist shall veriry in wrìting that the planting has been installed per plan.

4. A 5-year monitoring/maintenance period is required. The applicant shall provide a bond amount
equal to 500% ofthe cost ofplants and the 5-year monitoring/maintenance cost.

5. Landscaped areas adjacent to the stream buffer shall also be planted with native plant species.

3) The proposed senior housing would have a direct relationship and services provided at the existing
Spiritwood Assisted Living Facility. The applicant shall provide a safe walking route for senior
residents to access the Spiritwood Assisted Living Facility.

4) The applicant should mitigate for potential impacts on public services with a voluntary contribution
for the General Govemment Buildings and Police Mitigation Fees. Applicant objections to the



voluntary palrient should be made during the SEPA comment period. The mitigation fee is to be

pard prior to issuance ofbuilding permits and the actual fee amount is determined at that time.

Responsible Offici¿l: Peter Rosen

Position/Titte: Environmental Planner

Address/Phone: P.O. Box 1307, Issaquah, P{ 98027 -1307 (425) 837 -3094

Dúe: 912512013 Signature: d/+6*(Ë*"---

cc: Washinglon State Department of Ecology
Muckleshoot Indian Tribe
U.S. Army Corps of Engineers' 
Washington State Department of Fish and Wildlife
City of Sammamish
Issaquah Development Services Department
Issaquah Public Works Engineering and Parks and Recreation Departments







                                                                                                       

12600 SE 38th Street, Suite 210 | Bellevue, WA 98006 | PH: 425.747.9952 | FX: 425.675.4599 

www.marathondev.com 

 

Spiritwood Cottages 
A Senior Community 

List of Development Adjustments 
 
 

 

Adjustment Requested 

  

Reduction of Setback – The setbacks at Spiritwood Cottages are as follows: 

  Front:  30’ 

  Rear: 25’ 

  Side: 6’ North Side, 20’ South Side 

 An Administrative Adjustment is being requested for 14’ on the North side of the property. 

 

Tree Retention – We are requesting an adjustment of the standard to 16% total caliper.  

   

Code Standards 

  

Setback: 

 

 
  

  

Tree Retention – 
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September 17, 2013

REVISED CERTIFICATE OF TRANSPORTATION CONCURRENCY
No. CON13-00004

Pursuant to City of Issaquah Municipal Code Chapter 18.15, this certificate confirms that the City's
Transportation Concurrency requirement has been satisfìed and roadway capacity ¡s reserved for the specific
period of time and for the specific development size, type and location described below.

1. Name of project if applicable and type of development: Cottages at Spiritwood

2. Landowner: SRS Spiri! LLC
195 NE Gilman Blvd.
Issaquah, WA 98027
425-941-9528
mroberts@seanet.com

Rosejo, LLC
12600 SE 38ù St, Ste.210
Bellevue, WA 98006
425-233-6972
tjohnson@marathondev.com

Ted Johnson
12600 SE 38ù St, Ste.2L0
Bellevue, WA 98006
425-233-6972
tjohnson@marathondev.com

Applicant:

Contact:

3. Property Location: The property is located at 36XX 228ù Ave. SE [Lot 3)

4. Parcel Number: 0924069302

5. Proposed Land Use:
a. Residential number of units:

b. Commercial Retail number of square feet:

c. Commercial Office number of square feet:

Senior HousÍng
1 lot for a total of 17 dwelling units
None

None



6. Maximum number of PM peak hour trios authorized by this certifìcate: The proposed project will generate
2.72 additional new PM peak hour trips.

7. Findings:
a. The Transportation Concurrency Ordinance became effective on May 4,1998.
b. The applicant submitted the request for a Transportation Concurrency Certincate on May1,

c. 2013. Application No. CON13-00004.

d. The project site is located at 36XX 228ù Ave. SE directly southwest ofthe existing Spiritwood community
and south of Evergreen Academy.

e. The proposed project would be developed under the "PO" (Professional Offìce) zoning designation in which
the property is zoned.

f. The subject property is currently vacant.
g. Trip generation is based upon ITE Land Use Category 252 [Senior Housing Attached) and the impact rate is

0.L6 PM trips per dwelling unit.
h. The proposed administrative site development proposal [8 duplexes and lsingle unit totalJ will generate a

Iolal of 2.72 weekday PM peak hour trips.
i. No addiiional traffic analysis is needed.

8. Conclusions:
a. The proposed 17 unit senior housing development will generate 2.72 PM peak hour trips.
b. The proposed land use is consistent with the requirements ofthe Issaquah Municipal Code Section 18.15.

9. Decision: The proposed development is consistent with the requirements of the Transportation
Concurrency Management Code flMC Chapter 18.15J. The Certificate of Concurrencv is approved.

10. General Conditions:
a. This Certificate ofConcurrency does not supersede or replace additional transportation or other

development requirements that may be applicable to this proiect, including, but not limited to the City's
transportation impact fees, street standards, the State Environmental Policy Act [SEPAJ, or other
requirements.

b. This Certificate is subjectto all applicable provisions of City oflssaquah Municipaì Code Chapter 18.15,

Transportation Concurrency Management.
c. This Certificate is valid only for the project described above. Any change in the project land use, size, or

location may invalidate this Certificate ofConcurrency.
d. This Certificate of Concurrency is valid for I year from the date of issuance.

e. This certificate is not an approval ofthe project as proposed or permission to start construction.
f. This certificate is a fìnding that the proiect is consistent with the requirements of chapter 18.15,

g. Transportation Management Concurrency. Land Use permits, Building permits, and public
h. Works permits will be required. It is the applicant's responsibility to discuss this proposal with the Permit

Center to determine what permits are required before construction can begin.

11. Specific Conditions: Any change of the type of use located atthis location may require further review for
Concurrency.



Please bring this Certificate of Concurrency with you when you apply for a development permit with the City of
Issaquah. lfyou have any questions, please call the Permit Center at 425 837-3100.

Approved by:

Approval of a concurrency certificate does not constitute approval to develop the properÐL Prior to construction,
a developer must apply for, and receive approval of, appropriate land use permits.
Examples include a preliminary plat (subdivision) permil site development permit or master site plan permit.
Review of such o permit requires public notice and evaluation ofíssues including, but not limited to, traffrc
¡ímpacæ, environmental impacts, ond neighborhood compatibiliry. Permit decisions may be appealed prior to
issuance ol construction permits.

IRW/jrw

C0N13-00004 Certificate, Cottages at Spiritwood -copy


